
NEWINGTON TOWN PLAN AND ZONING COMMISSION

February 24, 2021

Regular Meeting

Chairman Domenic Pane called the regular Zoom meeting of the town Plan and Zoning
Commission to order at 7:00 p.m.

II.

PLEDGE OF ALLEGIANCE

RQLL CALL AND SEATING OF ALTERNATES

IV.

V.

VI.
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Commissioners Present

Chairman Domenic Pane
Commissioner Anthony Claffey
Commissioner Michael Fox
Commissioner Garrett Havens
Commissioner David Lenares
Commissioner Stanley Sobieski
Commissioner Stephen Woods
Commissioner Thomas Gill-A
Commissioner Bryan Haggerty-A

Commissioners Absent

Commissioner Hyman Braverman-A

APPROVAL OF AGENDA

No Changes

PUBLIC PARTICIPATION (For items not listed on the agenda; speakers limited to
two minutes. Use the Zoom "Raise Hand" feature.

None

REMARKS BY COMMISSIONERS

None

PUBLIC HEARING

A. Petition 07-21: SDecial Permit (Section 3.15.4; New Restaurant With Drive
Thru) at 12 Fenn Road, Fenn Road Associates, LLC, Owner, Mark S. Shipman,
433 S. Main Street, West Hartford, CT, Contact.
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Mark Shipman: My name is Mark Shipman and 1 represent the owner and applicant, Fenn Road
Associates, LLC in connection with this application for a special permit and also the site plan.
We have previously been before you with respect to a subdivision of the larger property in order
to accommodate the transfer to the hotel which is east of this parcel. At the time of the
application involving the subdivision of the property at 12 Fenn Road and 712 Cedar Street, the
application, Fenn Road Associates LLC requested the Commission to waive certain
requirements for a subdivision application and submission and defer them until a development
proposal was made.
We will be addressing those that are applicable in the current proceedings, those are Section
3.10, pedestrian bike path improvements, 3.11 sidewalks, 3.17 erosion and sedimentation
control. We also provided under 6.1 and the letter from New Britain Water and Public Service is
available. There were two other requested waivers which we don't believe apply to this
application, and they were open space improvements and (inaudible). 1 would also like to point
out that the Planners report indicates that our application was brought in the PD Zone, and we
did not avail ourselves of TOD incentives. As you can see in the package that you received, the
application is for TOD, we have taken advantage of the incentives.
1 don't know exactly when you received your packets, but in the last couple of days we have
been provided some updates requested by the Engineering Department, a traffic report which
the engineer will discuss, and they may or may not be within your packet.
1 would like to introduce our engineer, Mr. Wes Wentworth who will take you through the
application, to be followed by Stephen Mitchell, our traffic expert, and Chris Milliard, our
architect. Wes, do you want to start it?

Wes Wentworth: Certainly. As far as what maps we are going to have up, the subdivision
plans, SU-1 by VHB, we will start with this sheet. This is the site layout sheet for the site, north
is to the right, it's a 20 scale plan, to the south and the left of the page is Cedar Street,
Connecticut Route 175, to the north of this site is Myra Cohen Way, that is the entrance way to
the Connecticut Fastrack bus development which is to the north and east of this site, and just to
the east of this site is the newly approved lot created for the re-subdivision of the proposed hotel
site that was just approved within the past month. Running along the east side of this site and
through it is the driveway that runs from Cedar Street to the south, and Myra Cohen Way to the
north. At the north end of this site currently there is an existing building on the right of your
page, the Starbucks building, number 14 Fenn Road, that site is accessed from the east, from
that driveway that 1 just mentioned, and has 23 parking spaces and a drive through on the north
side associated with that. To the south of the Starbucks is currently a vacant development pad,
and that is what we are here for this evening. It's a grassy site that we are proposing a 8900
square foot commercial building, proposed to have four tenants, retail services and restaurants.
The store fronts of the building will face west towards Fenn Road. Site access will be via, three
points of access, two of which will come in from the existing driveway that runs from Cedar
Street to Myra Cohen Way, and also in the north west corner of the site, there will be a third
access in from the Starbucks parking lot. The northerly access going around this building will
be one way in, there will be a pick-up window, drive up, pickup window on the north side of that
building. Steve Mitchell, our traffic engineer is going to discuss that later in the presentation.
The access on the west and the south will be two way, and as well as the access in and out of
the Starbucks facility. Fifty parking spaces, new parking spaces are proposed to go aJong with
this building.
The total area of this lot is 96,663 square feet, or 2.2 acres in size. The allowable area, the
impervious area is 90 percent totat for this site, including all existing pavement plus the new
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proposed building and pavement, would be 70, 228 square feet or 72.7 percent of the site,
which is much less than the 90 percent allowable.
We'll go to the grading plan next. Same orientation and scale, this shows site grading for the
proposed development. All grading for the site meets the minimum town requirements, cross
slopes within any of the parking areas are no greater than five percent. Site access roads are
no greater than ten percent. Both of those meet the minimum zoning regulations for the Town
of Newington.

Chairman Pane: Escuse me, I'm sorry to interrupt you, but I was wondering if you could explain
a little more detail of the retaining walls for the Commissioners, just so we have it.

Wes Wentworth: Absolutely, 1 was just going to get to that. Because we are tied into existing
elevations at three points, the Starbucks parking lot, and the existing road where our two
driveways are coming in, combined with the fact that this entire site was designed to drain to the
northeast through the storm drainage system for the Connecticut Fastrack pond, which I'll get to
that in a second, we were locked into what minimum grades we could have on this site. The
site currently slopes to the south towards the Mercury Fuel Gas Station and because of those
design requirements we are required to fill the site where the proposed building is and then
have all the grading work around the building, the parking lot, also need to be filled. So as part
of this, the south property line along the Mercury Fuel Gas Station has a retaining wall. It will be
no greater than 48 inches in height at any point, secondly there will be a retaining wall across
the frontage of this property, paralleling Fenn Road that also will be no greater then 48 inches in
height.
Moving along to storm drainage, when the CTFastrack Bus Station was put in, the entire area of
this development was computed into all of their drainage calculations at that time. What that
meant is, they sized their on site detention at that bus terminal, a water quality and detention
basin for this entire portion of this site and the Starbucks facility. It assumed 100 percent
impervious development of this entire area. Obviously we're wetl under that, so when they
assumed that, they designed retaining all peak flows from this development for two through one
hundred year storm events; they also designed to treat the one inch water quality volume as
required by the Storm Water Quality Manual from DEP 2004, so all of that was taken care of at
the time that detention and water quality basin at the CTFastrack was designed and
constructed. Later, when we fast forward to 2016 when the Starbucks development came in,
this pad was included in that storm drainage design, and a catch basin was left in the entrance
area for the Starbucks entrance off of the private drive, there is a catch basin with a stub pipe
right there that is going to pick up this entire site. A belt and suspenders approach at that time
for water quality treatment even though the whole site was designed for water quality with the
bus facility, they put in a hydrodynamic separator to treat doubly up to a ninety percent
impervious coverage for our proposed development. We have only seventy-seven, 76.3
percent impervious area of our building site which is much less than the 90 percent that the
hydrodynamic separator was designed for. So we meet and exceed all of the minimum
requirements for both water quality and peak water storm water detention coming from the site.
We will have four on site catch basins that pick up all storm flow, all building roof drains will be
tied into the system as well. Catch basins have two foot each sumps with oil hoods on all exit
(inaudible). ;
Water service will be a two inch line coming from Fenn Road as mentioned earlier serviced by
New Britain Water, sanitary sewer exists now in the private access road that runs north to south
to Cedar Street and a sanitary lateral will be tied in and constructed there, and will include a
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grease trap in the road shoulder to pick up any kitchen waste from the proposed restaurant use
from within the building. Electric will come from the southwest corner of the site. There is an
existing pole out by the street, it will be underground from that pole and come into the back of
our proposed building. Gas currently comes across into this site to service Starbucks and it will
be teed off of that and also come into the back of the building.
We will go to the erosion and sedimentation control plan, there are no inland wetlands or water
courses within a hundred feet of the subject parcel, so that is always helpful when we are
designing for erosion control. Overall the site is, in my professional opinion not a high risk site.
It is relatively flat, it is already grassed, and open and has suitable working area around it, so it
has more potential to begin with. We will have staked hay bales and/or silt fence on the east,
south and west sides of the site and we have a proposed stockpile on the east portion of our
site as well. Construction entrance will be through our northerly entrance. That meets the
minimum town design requirements of a 25 foot apron and a 50 foot stone construction pad
beyond that. All catch basins, once constructed will have silt sacks that will be utilized to catch
silt, or we will drop a silt membrane within the frames of the basins once grades are brought up
to that area. We have had very good luck with those.
We have a site specific construction narrative and construction schedule on the site plans, and
lastly long term operation and maintenance plan as part of this site development plan and will
call for maintenance logs to be kept on the site, and spring sweeping of catch basins, cleaning
of catch basins and sweeping of the parking lots and it recommends minimal use of sanding in
the winter as well.
We can go to the landscaping plan next. Our landscaping plan meets all of the minimum
requirements for interior parking, landscaping design. We have 34 trees, 152 shrubs proposed
and we are, our landscape architect', Mr. John Ascopolis, had a little communication back and
forth with the Planning Department and has agreed to add one additional note onto the site, and
that has been worked out with Planning Department as well, so we meet all those minimum
regulations.
We will go to the site access management plan next. This is the same as the site layout plan,
however, in light red you can see we have shown emergency vehicles entering and driving
through and exiting the site. Those are WB-40, or forty foot length emergency vehicles which
meet your minimum emergency vehicle regulations for the fire department, Fire Marshal and the
Town of Newington. Secondly we show two cars stacking along the north side of the building
for that pick up window, again, Steven Mitchel, our professional engineer will shortly address
that. At this point 1 just want to address site lighting before we get to Steve. We have five
poles being proposed, pole mounted lights on the site, two in the front island of the building, one
on the south side, and two on the island between the Starbucks and this facility. In addition to
that, we have building mounted lighting on all four sides of the building. All proposed lighting
will be low powered consumption LED fixtures, full cut off, downward facing, dark sky compliant
lighting. As you can see, we have minimal spill off the site, town staff has asked that 1 modify,
which 1 have done, to allow for an operational shield on the pole mounting light should it be
required. 1 don't think it would, but they did ask me to put that on there. At this point, I'm just
wrapping up my portion and I'd like to say, I've reviewed memos from both the Town Engineer
and the Town Planning Department, and 1 have revised the plans and written response memos
back to them dated February 18th l believe are the dates of those and l believe we have more or
less worked out all of the issues with both of those two departments. 1 did provide the Town
Engineer in hislast memo, he asked for a complete set of scale drainage reports, signed and
stamped, which 1 did send to him via PDF memo, so that is in his records as well. So, at this
point I think 1 will turn it over to our traffic Engineer, Steve Mitchel.
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Mark Shipman: Excuse me, 1 want to respond to the Chairman's question in respect to the
retaining walls. We filed our application on January 28th, unbeknown, or should have been
known, on January 27th, the regulation changed with respect to setbacks of the retaining walls,
however we are asking that the TOD incentives with respect to reduced setbacks be applied
and that we be allowed to continue with the retaining walls, which have shown. Moving them,
as Mr. Wentworth said, then creates some additional problems of drainage and elevation
change. That is a comment that we can address if you choose at a later time, and 1 didn't mean
to interrupt you Steve, go ahead.

Chairman Pane: 1 understand Attorney Shipman, and thane you very much for giving that
explanation to the Commissioners. 1 appreciate that.

Steven Mitchel: Good evening. I'm a licensed professional engineer in Connecticut. I'm a
traffic engineer and transportation planner, I've been in practice for almost 44 years now. 1
looked at this site, could you go back one to the site circulation sheet? Of course this building is
going to have four proposed tenants in it. At the northern portion of the building it is proposed
for a restaurant and specifically it is a restaurant known as Noodles and Company. There are
three others in Connecticut at this time and they have some very specific ways that they operate
and the way that they operate their take out service. I'm going to go into some detail on that.
Before I do, 1 wanted to mention that the driveway network here, adjacent to Myra Cohen Way
was designed at the time of the busway design and Myra Cohen Way, with the traffic signal was
installed there was set to handle not only the busway station traffic heading into the Fastrack
Station at this location, but also to handle the other development on all of the surrounding
parcels. The DOT did projections at that time all the way up to the year 2034 and counts that
were done prior to the Covid shutdowns in 2017 showed that the driveway traffic volumes were
only a fraction of what had been projected all the way out to 2034, so the additional traffic here
is certainly encompassed within those projections and within the planning and design of this
driveway and roadway system.
With that said, 1 want to address Noodles and the take out window...

Chairman Pane: Excuse me Stephen, if you could hold up for one second. James, is it
possible to zoom in on this map?

James Krupienski: Sure, how far would you like to go and where?

Chairman Pane: 1 don't know, just so it can be.

Commissioner Claffey: It wasn't in our packet, that's why 1 wanted itzoomed in a little more.
We can't read the red writing, but you know, that's a little better, thank you, appreciate it.

Stephen Mitchel: That helps me too, so as you can see, there is a take out, pick up lane on the
north side of the building. How Noodles works is, it's not like your standard fast food restaurant
like a Burger King or McDonalds or Wendys where the take out window is an ordering window,
it's a three step process. You place your order, you pay for your order and then you pick up
your order. The hope is that in between step one and step three they have had time to actually
prepare and put together your order, and that works in places like McDonalds, Burger King
where the cooking time is only a couple of minutes and the menu is relatively limited so they can
turn the food out. What it does, it still takes four or five minutes to get through that process.
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The money changing by itself usually takes a couple of minutes. So those types of lanes need
a lot more stacking and a lot more period of time within the lane to handle the traffic. What we
see in Noodles is, all of the orders are placed in advance. They can be placed by telephone, by
e-mail or by a telephone app, and you place the order and pay for the order prior to showing up
on the site. So when you arrive at the site, you are given a specific time to arrive, and that is the
time that you food is supposed to be ready. Again, Noodles being a more complex menu with
more complex dishes, it takes longer for them to put together the order. It takes longer to cook
the food and put the order together. They don't want you sitting in line while they do that, so
they do it ahead of time and then when you arrive a the window at your assigned time, the order
should be ready. Talking to Noodles, they have said that they are between 90 and 95 percent
of the time, they are ready for the patron when he or she arrives, the remainder of the time, of
course something happens and they just don't have the order ready, but also some times the
patron arrives early. In those cases, the patron pulls up to the window, the order is not ready,
they would be asked to pull into one of the parking spaces where they can wait for the actual
time when the order is ready, and they will be given a new time to pull up, but there is no
ordering at the window, and there is no payment at the window which means the overall
turnover time is much much faster. 1 went and looked at the Noodles in Manchester, it's right on
the Manchester South Windsor town line, they do not have a pick up window. Actually this will
be the first facility with a pick up window in Connecticut. They do still do the take out order the
same way where you call ahead, come in and pickup your order, or you wait at the curb and
they deliver it to your car. The average wait time for the pickup was about fifteen seconds. So,
essentially it's just as fast as they can hand the order out, that's as long as it takes. So, they do
not need the extensive queueing that a normal drive through window would need. You can see,
there is a two space stack right, the car at the window and the car right behind it and then there
are several spaces behind that where cars that have arrived early can pull in and wait, and then
they will be able to get into the queue at the time that their order is ready.

Chairman Pane: Okay, if we coutd hold it right there. Commissioner Sobieski, do you have a
question?

Commissioner Sobieski: I'm a little concerned with the retaining walls that are right on the
property line. 1 looked at the one here on Fenn Road, SR 505, it's a half a foot off and it goes
down to two feet. In order to service that wall in any way, shape or form, you have to go onto
someone else's property. That is why we have a setback throughout the town, the same with
the one near Mercury Oil. 1 understand that it's a tight fit and you are trying to get as much as
you can in there, but I'm also concerned with, what do you do, you have to service the wall, and
you have to be on someone else's property. That is a concern to me. That's question one, I'll
wait until you answer that.

Wes Wentworth: The wall to the south, along the Mercury Fuel building has a two foot offset
and that is enough distance to go in and maintain from the bottom side of the wall. On the
western wall, where the wall it higher, at the south end there is a two foot offset in there, and it
does taper down to 0.5 feet at the north end, but at that point the wall tapers down to zero feet
in elevation. Any maintenance within that area, that's the state right of way, and just like with
lawn mowing or anything else, it willjust be done with access from the State road. If any
construction equipment had to get in there, they would just need permission from the State.
Any other maintenance could be done from the top and backside of the walls, from the inside if
necessary. These are proposed retaining walls.
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Mark Shipman: The other thing is, Mr. Sobieski, the regulation did change prior to January 27th,
these would not be included in the setback requirements, but they came in on January 27th with
the new regulations to be effective on that date. We already had the plans at that point and
determined to leave them and try to explain that it would leave sufficient space for the
maintenance for walls. Neither of the walls are so high as to require, create any difficulty in
maintaining them. 1 understand your concern.

Commissioner Sobieski: My other question, where do you have snow storage in this area?

Mark Shipman: There is snow storage shown on the map at the east end 1 believe. It did show
snow storage.

Wes Wentworth: That's right, we have shown snow storge on the east side of the rear of the
building, and in addition to that at the corners of the parking lot, if you watch when these areas
are plowed, they are plowed with the long runs. A truck will come in and plow perpendicular to
how the parking spaces are, so we do have space in there as well. If we got a large storm, we
could simply have a payloader move excess snow to the rear snow storage area if that is
necessary.

Commissioner Sobieski: I'm on SP1 , a loading area with bollards, probably so no one would
back into the building, but they you have roadway width there of 21 feet. l think ten feet off of
that, should leave about 1 1 feet, if there was a truck unloading, then we can't use that, is that
correct?

Wes Wentworth: 1 would not say that is correct. It would be 11 feet through there, between the
curb and the truck and that is sufficient space to get through there, especially with a regular car
vehicle.

Mark Shipman: Is that ten feet, or it is ten feet loading space and the hash marked area is five
feet?

Wes Wentworth: That's correct. The hash marked area is five feet, the bollards are, there is
outward opening metal doors from the rear of the restaurant for service entrance, so we don't
want those doors blocked by cars, so those bollards allow those doors to open at all times, and
the hatched area is just another visual point, so in case people don't see the bollards, they don't
try to get too close with their vehicle. As far as the loading space and that truck being there,
that's a ten foot wide loading space, twenty-one feet in that area, which does leave eleven feet,
between there and in my opinion, that is sufficient space for a car and even a fairly large truck to
get through.

Mark Shipman: 1 don't want to dispute my engineer, but the loading space doesn't butt on the
limited twenty-one feet, only the five feet does and that would create sixteen foot passage way.
The loading space back up onto the cuts which has the dumpster pad and is considerably wider,
it's not measured, but it's clearly wider, so there is sixteen feet between the bollards and the
snow storage area. ;

Wes Wentworth: That's a one way pattern there, so it's not traffic in two directions.
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Commissioner Sobieski: When 1 looked at the back sketch here, 1 didn't see any bollards and
that's where 1 got a little confused.

Chairman Pane: Thank you. I'd like to go to the Town Planner before 1 go to any other
questions. Renata, do you want to straighten anything out with what was said like about the
retaining walls?

Renata Bertotti: The only thing that I will perhaps clarify, and I'm not sure if this is the correct
amendment that Attorney Shipman was referring to, but the latest change to the zoning
regulations, the one that became effective January 20 something had to do with the minimum lot
area. Didn't have anything to do with setbacks or retaining walls or none of that stuff, so if that
is the one that you are referring, no requirements in regards either allowing you to seek this
incentive under the TOD which you can ask the Commission for, or retaining wall rules. None of
that changed recently.

Chairman Pane: So Renata, he is basically, we're allowing it to be a little closer because of the
TOD regulations that we have designed. Is that correct?

Renata Bertotti: That is correct. They are seeking, they have right to use TOD incentives which
apply to the front, rear, and side yard setbacks. In my opinion it belongs with any structure on
the property, so any kind of setback requirement can be reviewed by the Commission and given
as an incentive.

Chairman Pane: Thank you very much Renata. Now we will go back to Commissioner's
questions.

Commissioner Gill: 1 have a couple questions, probably on the engineering end of it. Looking
for a transformer in these drawings and you are having it come off of an existing pole, and have
we done any computations on how much service is going to be required by the four spaces?

Wes Wentworth: 1 can answer shortly, and if you need any more information, perhaps
someone else can answer more clearly. The electricity will come off the pole, be underground
and come into the rear of the building and there will be an internal mechanical room at the
center, common area inside the rear of the building, so that is where everything will be. As far
as the transformer, 1 would have to defer that to either Mr. Hayes or the architect.

Chairman Pane: If you are coming off the pole, 1 would imagine that the transformer is at the
pole.

Wes Wentworth: 1 would assume so, but 1 can't say.

Commissioner Gill: Off the transformer you an only get 400 amps total for an underground.
Because this space is so close, there is the possibility of putting a transformer in the grass area
over near the gas station if that needs to be, and that was the next question, as far as the meter
locations, it seems more like outdoor metering and electrical is being done more readily now
and not taking space inside the building. There would be possibly lines to have four meters plus
the owner's meter. That would be five meters in the back of the building somewhere. The
other, in that area with the bollards, 1 think you should have bollards the full length. 1 can see
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people sneaking parking in between those bollards. Yes, they are blocking the doors, but if
there were other utilities, 1 mean, you are going to have a gas meter somewhere.....

Wes Wentworth: One of the bollards is for the gas meter and that is in the center of the
building.

Chairman Pane: The space in between is left open purposely for an unloading area, is that
correct?

Wes Wentworth: Certainly on the south area of that painted area, where the loading space is,
my main concern was definitely to keep those access doors free for regular service and
emergency situations. If there are any other utilities on the outside of the building, such as
meters, or as you said, the gas service certainly appropriate bollarding will be put in front of that.

Commissioner Gill: As far as the traffic study, we haven't tatked about sidewalks. Are we going
to talk about this tonight?

Commissioner Pane: Yes we are going to address the sidewalks, I'm going to have a report, we
could go into that right now.

Mark Shipman: Steve, would you like to discuss the sidewalks and put up the chart, or would
you like Rich or myself to do that?

Steve Mitchel: 1 can do that, but Mark, feel free to jump in if you want to assist me.

Chairman Pane: While we are setting up for that, let me go to Commissioner Claffey and ask
him what kind of question he has.

Commissioner Claffey: The question 1 have, and it's purely architectural and 1 haven't seen it on
anything that has come in to us, it kind of flows with the mechanical, 1 think most of the
mechanicals are going on the roof of the building or somewhere in that area, but I'll wait until
architecturals then. That is a good time to talk about it.

Mark Shipman: Let me start with the sidewalks, but I'm going to defer because I'm not an
englneer.

Stephen Mitchel: Can we go to the aerial? It's the last sheet of the engineering set.

Mark Shipman: We've shown the sidewalk on the west side of Fenn Road and then it runs
down to the cross walk where there is a regulated walk light for Myra Cohen Way. When, and 1
was involved back when the State of Connecticut was doing the Myra Cohen Way, and they first
considered a cross walk at the corner of Cedar Street and Fenn Road where the gas station
property is. Then they looked at the potential curb cuts along the way and determined that there
were too many within the stand of the three lights that exist, one at Cedar Street, one at Fenn
and one down by Barbour Road. So they determined to put it on the west side, feeling that they;
could service Central Connecticut that way, and that might be where most of the pedestrian
traffic came from. They wanted the traffic light with the regulated light and there are sidewalks
already on the north side of Myra Cohen Way and they turn and go down to the proposed
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connection, the ultimate connection with the shopping center, and they go down and service the
busway. The idea being that the walkers would be safer watking down that side and not having
to navigate between curb cuts and the like and then cross at a regulated crossing and then
within that crossing, they are able to access everything, the Starbucks, the retail building, the
hotel, the bus station and eventually the shopping center without ever having to deal with Fenn
Road. That was the idea of that arrangement, and it's what we always assumed would be and
as a result of which, we have no curb cut on Fenn Road. Our access is solely through the
Starbucks and our own cut on the road which travels between Cedar Street and Myra Cohen
Way. 1 don't know if that is enough of an explanation as to why we don't believe that sidewalks
are appropriate there, but they would be redundant and might create people crossing in places
where they shouldn't cross. Steve, 1 don't know if you have anything to add?

Steve Mitchel: This area 1 think is a good picture of the overall circulation pattern and as Mark
described it, it runs up the west side of Fenn, crosses and then into the busway station. So, it
would seem that a connection, if one is necessary, could be achieved along the driveway, the
north/south driveway, the unnamed north/south driveway and it would do the same thing that a
sidewalk on Fenn would do, except that it would also be more separated from the heavy traffic
on Fenn Road. It would only be the driveway traffic and would provide access directly to the
hotel, to this site that we are talking about, and to Starbucks, and it could tie into the sidewalk
system at Myra Cohen Way. So, that is a potential location that 1 think would make more sense
than a sidewalk along Fenn Road.

Chairman Pane: 1 agree with you, instead of Fenn Road, you are talking about on the easterly
side of the access road, connecting to the sidewalks on Cedar Street, and then running all the
way down the access road to the Myra Cohen Way, in front of the hotel.

Steve Mitchel: Correct, and then the crosswalks would have to be rearranged a little bit at the
intersection of the driveway and Myra Cohen, but that wouldn't be a big deal, and 1 think that
overall would provide a much safer route for people than have to walk all the way around to get
next to Fenn Road.

Chairman Pane: 1 think that looks good. Let me see what the other Commissioners.

Commissioner Gill: Just a comment, the signalization for the crosswalk across Myra Cohen is
non-existent. There is no crosswalk there, and there is no signalization on the south section of
Myra Cohen. That wouldn't be a huge thing to do, but that definitely has to be there, and 1 think
a sidewalk going down Myra Cohen on the north side of Starbucks to tie into that private way
would definitely be good, and the other piece of property that we have to think about also is the
National Welding piece. That is going to have pedestrian traffic that has to be taken care of at
some point.

Steve Mitchel: 1 would just like to point out a couple of things about the internal intersection
between the driveway and Myra Cohen. 1 don't see any way that could be signalized. It's
within, first of all the minimum state separation is 500 feet and it's less than 500 feet to Fenn
Road. Second of all, in order to install a traffic signal you do have to meet what is called signal
warrants, and the volumes on Myra Cohen Way and on the driveway are simply not high
enough to warrant a traffic signal. Now you can still create a safe crossing, with signage but 1
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don't want to mislead anyone to think that you might have a signal there. It really is not
acceptable to the State.

Commissioner Gill: I'm not talking about the private way, I'm talking back at Cedar Street,
Cedar and Myra Cohen. You have half of the signalization there across Cedar Street, you
would just have to add another head on the south corner of Myra Cohen and Cedar, and put a
cross way there.

Steve Mitchel: You mean Fenn?

Commissioner Gill: Yes, Fenn.

Steve Mitchel: Oh, okay, 1 mean, there could be an adjustment to the signal at that location at
that spot.

Commissioner Gill: There would have to be one added at the south corner.

Steve Mitchel: The crosswalk is on the north leg, so 1 think the intent would be to continue to
use sidewalk on the north side of Myra Cohen, so they would cross from the drive to the north
on Myra Cohen and then they could go east/west and use the crosswalk that currently exists at
Fenn.

Commissioner Woods: A comment Mr. Chairman, but what Mr. Mitchel just said is 1 think is the
way to move forward with this. Keep that crosswalk as it is, on Fenn Road, on the north side of
Myra Cohen Way, bring them down to that access drive and then continue that sidewalk down
into this new plaza, because you have one there, 1 thinkyou don't want to have a sidewalk on
Fenn Road, on the opposite side because you are going to definitely get people to cross, other
than the cross area that is further to the north, so 1 think the safest way to do it is try to move
those people down to that access road, so they cross at Fenn Road, come down and follow
along the west side of the access road, 1 think that would be the safest, and also it would service
the hotel at some point whenever the hotel gets built, or they could do another crosswalk there.
One more thing on the retaining wall, these walls are not very high, and there is little, actually
there is almost no maintenance on these walls at all once they are installed, and if there is, it is
typically just with the cap which would be serviced from the top anyway, so 1 think as it was
presented is fine, 1 think it's a good use of the piece of property from what I see and 1 think it
actually help to improve the circulation. One more comment as far as the loading zone, they
don't have the bollards there which is intentional so that the trucks can get closer to the building,
so it will not impede any traffic there which 1 like, 1 think it's a good idea. Thank you.

Mark Shipman: 1 only wanted to make one comment. That is, 1 don't think at this point we are
trying to encourage pedestrian traffic on Cedar Street. I'm assuming and 1 think we should
assume that most of the pedestrian will come from either Central Connecticut or from the
residential developments up on Cedar Street and they are on the west side. Cedar Street, 1
would imagine if the National Welding site is developed, that would create an issue as to
whether there should be sidewalks at that point on Cedar Street, but it would still be more
appropriate to leave them on Myra Cohen because that is where the access to National Welding
is going to come from, so that's just a comment. 1 don't know that you want to create any
encouragement to cross at the corner of Fenn and Cedar.
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Commissioner Claffey: 1 want, a question more of, two part, one is a concern that we as a
Commission, we have to remember we're looking at this piece of land that is before us, we're
not looking at what might happen with pedestrians at the welding site, across on the vacant
land, so the question arose of sidewalks specific to this building, and then the comments went
all around, different buildings, locations, so we need to focus just on the application in front of
us, and I guess 1 want to pose the question back to the presenter, or the applicants, in regards
to the sidewalks, you're not putting it on the front, is there any discussion, within your
consortium of applicants of, we haven't heard from you, you don't want anything, or is there
some kind of suggestion from you specific to your plot of land and project.

Chairman Pane: The applicant can correct me if I'm wrong, but 1 think the applicant is willing to
put a sidewalk on the access street to Myra Cohen Way and make adjustments at that end. 1
think when the hotel come into us that we talked about sidewalks there, but we never really
made it a condition. 1 don't see any use for any sidewalks on Fenn Road, and if the applicant
could do that on the access road, on the easterly side 1 think that would benefit the entire area.

Commissioner Claffey: 1 think me, on that side of the road, on their side, yes because it seems
that it is a connection point and a lesser grade. 1 mean earlier in the presentation we talked
about the severe grades that this is feeding back to the pond, and all the drainage that is put in,
so, so it would more than make sense to let them speak of it, if they want to. Talk about all
these sidewalks all over this project and they have nothing to do with tonight's presentation.

Richard Hayes: Good evening Commissioners. My partners and 1 have contemplated this.
Steve Mitchel, who is obviously our professional engineer and our traffic engineer has
recommended to us that if we are going to put a sidewalk in, it needs to be on the east side of
the access way in order to eliminate as many pedestrian versus vehicular conflicts as possible.
To tell you that I'm capable of explaining all that, I'm not, but 1 know that Steve can tell you
because he has recommending that to us for a good reason.
We also recognize that when the Commission, several years back approved the 550 Cedar
Street project, they requested a sidewalk down to Cedar Street and the access way so we just
thought it would be beneficial for anybody coming down from there, trying to get onto the
busway to get them down to Myra Cohen in a safe fashion with the sidewalk on the easterly side
of the road, of the access way road. So, 1 hope that answers your question. If it doesn't, 1
know that Steve Mitchel is much more qualified and he will be able to expand on that answer.
Thank you. If the Commission's desire is to put a sidewalk on the east side of the road, 1 think
my partners and 1 would be willing to do that, if that is the thought process here.

Chairman Pane: Thank you very much Mr. Hayes. Commissioner Claffey, do you have
anything else?

Commissioner Claffey: In regards to that question Mr. Hayes, and it's through the Chairman,
the sidewalk in that location would have nothing to do with this application.

•-
i

Richard Hayes: Well, it kind of does....
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Commissioner Claffey: You know what I'm getting at, that we are talking about a total separate
address.

Steve Mitchel: The access road itself is part of this parcel, so that sidewalk would actually be on
the east edge of this property.

Mark Shipman: And it's problematic that we could put it on the other side and extend it through
the gas station property.

Commissioner Gill: While we are talking about the private way, there doesn't seem to be any
lighting on that private way. Is there a thought of that?

Wes Wentworth: Great question and a complete oversight on our part, so you are one hundred
percent right, there is no lighting along the access way, and it's probably something that we
have to look at. I'm sorry.

Commissioner Sobieski: Quick question. 1 went by there today and 1 saw cars stacked up on
Myra Cohen Way, waiting to go to the drive through at Starbucks. On Saturday mornings, traffic
is stacked up on Myra Cohen Way and out to Fenn Road. Will this development that you are
putting in now add to that confusion, will it cause a problem if someone wants to by-pass
someone on this private access road, that's my concern.

Steve Mitchel: I'm going to digress just a tiny bit, just for thirty seconds. What we have been
experiencing since the Covid pandemic, is that many of these Starbucks, Dunkin Donuts, where
in the past, if you were going up toward these places to grab a cup of coffee or a donut, if there
were more than three or four cars in the queue, you would pull into a parking space and walk in
because it was quicker. People are not willing to do that right now, and these facilities have
been experiencing very, very long queues. It is an anomaly, it is not the normal norm. We're
hoping it won't last, because we are hoping that the virus won't last, but what they have been
doing, at Starbucks, they have recently started, is they are trying to go back into the queue and
are actually taking orders from the people's car window in the queue and getting them to pay.
As 1 described earlier, the ordering and the payment are the things that take the longest. So,
this is a new thing they are doing, they haven't done this before, this is something they are
trying to work at, but it is hopefully going to reduce those queues and eliminate the problem.
It is an issue and we know that hopefully it will not be a long term one.

Chairman Pane: Thank you very much. Totally understandable. Commissioner Woods has a
question?

Commissioner Woods: Again, more of a comment. 1 agree with the applicant and his rationale
for putting the sidewalk on the east side of the road, actually it does fit in better. 1 was looking at
it on the west side just because there is one for Starbucks. If you could get them down the east
side and get them to cross past the driveway, because that first driveway on the north side 1
believe is where the stacking of the cars is going to be, so 1 think it's an excellent idea and it
definitely solves the problem. Just put a crosswalk so they can get across the street to the
plaza and 1 think everybody should be happy.




